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SECTION 1 - EXECUTIVE SUMARY

A.

PROBLEM STATEMENT
Critical mission and responsibilities

The Washington State Military Department is a unique state agency that also is a critical element of the

U.S. military that serves both community and country. The WMD and the Army National Guard has provided
properly trained and equipped units, available for prompt mobilization for war, national emergency, natural
disasters, or as otherwise needed. The Army National Guard is a partner with the Active Army and

the Army Reserves in fulfilling the country's military needs.

The unit housed in the Anacortes Readiness Center is A Company of the 3™ Infantry Battalion of the 1615
Infantry Regiment of the 81° Stryker Brigade. Their Federal mission is to provide a trained unit capable of
deployment in support of the U.S. Army. Their State mission is to be ready on order of the Governor, to
support the civil agencies that have the primary responsibility to protect life and property, and preserve the
peace, order, and public safety.

Aging and ineffective facilities

In recent years, concerns about the lack of adequate training and support space and the aging physical
condition of the Anacortes Readiness Center have focused attention on the need for capital development to
ensure the operational effectiveness of the assigned unit and personnel. In summary, the 57-year old
Anacortes Readiness Center was observed to have the following deficiencies:

* Lack of training and classroom space
»  Seismic weakness of the structure

*  Lack of fire protection

*  Poor energy efficiency

* Inadequate electrical systems

* Inadequate mechanical systems

e Poor functionality

Impact on mission accomplishment
a. Lackof space

The Anacortes Readiness Center (ARC) was constructed in 1963 with a total area of approximately 14,965
gross square feet (gsf). When originally constructed it supported approximately 42 assigned personnel.
With consolidation of WMD facilities statewide, in 2012, the number of housed troops increased to 150.
This increase of personnel was done with no increase in the facilities at the site except for the
construction of two metal storage buildings.

Based upon established National Guard space standards, this facility is drastically undersized. Per
national standards, a readiness center supporting 151 personnel is authorized a total of 37,198-gsf. With
only 12,738-assigned square feet (asf), the ARC is one of the smallest facilities in the Washington National
Guard inventory.

b. Lack of training space/facilities
In order to accommodate the administrative space needs of a unit that has increased in personnel by a
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factor of 300% over its initially planned size, the spaces initially design as classrooms are currently have
been converted to be used as offices by the command staff of the unit. The result is that there is little
space left for the individual and small-unit education and training that is crucial for the unit to maintain
its readiness and effectiveness.

Additionally, there is not capability to provide the technology-rich learning environment needed. The
facility does not have the ability to support simulation-based training.

c. Lack of secure storage for critical equipment
The facility lacks space to properly store and secure organizational and individual equipment. To
addresses this need, several un-heated Conex units have been placed on site as a temporary measure.
This impacts the security of equipment, the ability to use the site effectively, and leaves equipment in un-
conditioned space.

d. Weak seismic resilience
One of the most impactful natural disasters that could happen in the Anacortes area is a major seismic
event. The existing building has significant weakness in its ability to sustain seismic damage. In a code-
mandated seismic event, it is very likely that the building would sustain damage that would preclude its
ability to support the disaster response mission of the Guard.

e. Poor accessibility
Typical of its age, the existing building is built in a “split-level” configuration. There is no access between
the south wing of the building and the main ground floor. The interior restrooms also do not meet
current accessibility impacting its availability to support community use.

f. Poor gender accommodation
The existing building was not planned for the inclusion of female soldiers. Even the Infantry is now open
to females and the unit has assigned female troops. There is inadequate toilet and shower facilities for
female soldiers.

OPPORTUNITY

This project will correct deficiencies in classrooms, teaching spaces, and instructional areas as well better
security of the valuable and critical equipment assigned to the unit. A renovated and expanded ARC will
meet the expanded collective training, administrative, automation, communication, and logistical
requirements of the Alpha Company, 3BN-161 INF RGT of the Stryker Brigade Combat Team. It will also
provide better family support to the unit and be a more effective recruitment/retention asset for the Guard.

The proposed project will provide a modern regional training center that meets the multi-level training and

operational requirements for the assigned Army National Guard unit. It will be an efficient, technology-driven
training facility that affords highly standardized and cost-effective training for the State Military Department.
As a secondary function, the improved ARC would be available for community use and would function as an
emergency response center and shelter.

Page 2 of 38



Washington State Military Department

Anacortes Readiness Center PREDESIGN REPORT
09/15/2020

C. ALTERNATIVES CONSIDERED

1.

Do Nothing
No action will continue the status quo of the assigned units getting by with sub-standard facilities.

Advantages

*  The option to do nothing does have the lowest first cost

Disadvantages

* Doing nothing will continue negative impact on the Unit’s ability to provide effective training
environment to their assigned personnel.

» Existing inadequate, inefficient, and cost-impacting conditions would continue.

*  The poor seismic performance of the building will continue to be a risk to occupants and impact
the ability to support disaster response to the local population.

*  The haphazard feel of older and deteriorating building will continue to hamper personnel
recruitment and retainage.

Renovate a portion of existing building and expand on the existing site

In this option, the WMD would develop a project to renovate approx. 6,000-gsf of the existing building to
correct the most impacting of deficiencies impacting training and operations, and provide a 4,000-gsf
addition that would provide the needed classroom/training spaces. The balance of the existing building
would remain largely unchanged with only minor repair to existing finishes, a new roof system, and the
addition of fire sprinklers.

Advantages
» Lowest first cost of all but the Do-Nothing Alternative-1.
*  Provides the needed training/classroom spaces.

*  Most of the building will meet current seismic and energy codes with fire safety improvements
to all existing building.

e Maintains the existing metal storage buildings.
*  Allows some occupancy of the balance of the Readiness Center during construction.
*  Minimal impact on existing site.

Disadvantages

* Leaves 60% of the existing building largely un-improved. This would require a later project to
address these issues.

* Requires some relocation of the existing operations during the construction phase.
Construct new Readiness Center on a portion of the existing site

In this option, the WMD would develop a two-phase project where the existing Readiness Center remains
in operation while a new Readiness Center is constructed on another portion of the existing site. In this
option, the two existing metal storage buildings are maintained. After occupying the new building, the
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existing Readiness Center could be either demolished or sold to the City of Anacortes which has
expressed interest in the building as a possible Community Center.

Advantages
e Provides all new operational and training space with purpose-designed environment.
*  All of the building will meet current seismic and energy codes.
* Maintains the existing metal storage buildings.
*  Provides potential for community benefit of repurposing existing building.
Disadvantages
» Higherfirst costs over Alternate-2 due to larger building size.
* Requires greater extent of site development/costs.
*  More difficult to meet ATFP standards closer to the site perimeter.
4. Lease equivalent space on another site

In this option, the WMD would vacate the existing building and site and lease existing or purpose-

developed facilities that could provide the needed space and function in the quantities permitted by the

NGB space authorization.
Advantages
*  100% of authorized space would be provided
*  The need for capital would be spread over 30-years

Disadvantages

* Thereis no suitable equivalent space in the locale requiring the agency to develop and lease
option at higher initial costs.

» Highest Life-Cycle Cost of all alternatives

PREFERRED ALTERNATIVE

The proposed Alternative-2, which provides for renovation of 40% of the existing building and a 4,000-gsf
expansion to provide the needed training and support spaces is the preferred alternative.

The following chart indicates the preferred alternative is the highest scoring when compared to desired
criteria.
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Adequacy of space supporting Unit training & readiness

Quality of operational environment

Flexibility for future program change

Flexibility for future growth on Site

Compliance with current codes

Impact to Recruiting and Retention

Maintenance/operations cost

09/15/2020

S| g 2
£ 8 S
Alternative S Y B
3 2 & o
Al I T =
Alternative-1: Do nothing 1 1 1 1 1 1 512115
Alternative-2: Renovate and expand existing 3|13|3|(5|3|4|4|3|4)|5]37
Alternative-3: Construction new on existing site 4 1412 |1 5144 |4|2]|3]|33
Alternative-4 Lease equivalent off-site space 31311 114|134 |3 |2|1]25

PROJECT COST

The C-100 (Attachment 6.1) identifies the Total Project Costs for the preferred alternative project at $7,349,000

(escalated to mid-point of construction) broken down as follows:

Consultant Services $ 1,541,000
Construction $ 5,400,000
FF&E $153,700
Artwork $ 22,550
Other Costs $ 231,750
TOTAL PROJECT $ 7,349,000
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SECTION 2 - PROBLEM STATEMENT
A.  GENERAL

1.

Problem Statement

Inadequate quality of needed space

The Anacortes Readiness Center (RC) was constructed in 1963 with a total assigned area of approximately
12,738 -asf. When originally constructed it supported approximately 42 assigned personnel. With
consolidation of WMD facilities statewide, in 2012, the number of housed troops increased to 150. This
increase of personnel was done with no increase in the facilities at the site except for the construction of
two metal storage buildings. Based upon established National Guard space standards, this facility is
drastically undersized. Per national standards, a readiness center supporting 151 personnel is authorized
a total of 26,976 gross square feet (gsf). With only 12,738-asf, the ARC is one of the smallest facilities in
the Washington National Guard inventory. The lack of critically needed space, particularly in training and
classroom spaces has had a significant impact on the ability of the unit to meet its’ readiness mission.

Poor quality/condition of existing building
After 57-years of service to the State, the ARC's aged building systems are failing, including the building
envelope. The primary issues with the current building include:

* Lack of training and classroom space
» Seismic weakness of the structure
» Lack of fire protection
* Poor energy efficiency
* Inadequate electrical systems
* Inadequate mechanical systems
* Poor functionality
Project Opportunity

The renovation and expansion of the ARC is critical to the State of WA due to its current condition and
space shortage, specifically for classroom, administrative space, women'’s latrine and lockers. As a result,
the housed unit is not able to properly train and prepare for its State and Federal mission. The facility
lacks space to properly store and secure organizational and individual equipment. It is not compliant
with current ADA standards and codes and is inefficient with energy conservation standards resulting in
increased utility and maintenance costs.

Modernization of the facility is required to support both the combat and combat support ability and to
meet new requirements generated by the unit’s transition from standard to mechanized infantry with the
addition of Strykers.

The proposed renovation and expansion of the ARC offers several opportunities to improve mission
success and create value for the State, the Military Department, and the community of Anacortes:
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Improve the seismic performance of the building

This project provides the opportunity to address long-standing weakness in the seismic resistance
systems of the building. While it's impossible to control the seismic hazards in our region, the most
important factor in saving lives and reducing losses from an earthquake is to ensure that the first-
responder buildings provide a measure of collapse resistance and can operate post-event to support
people in need. Seismic upgrading this important structure is an opportunity to mitigate a
substantial risk and upgrade the center to an essential facilities standard of seismic resistance.

Improve the energy performance of the building and contribute to reducing carbon emissions

In May of 2019, the state legislature passed a comprehensive clean energy bill, establishing some of
the most ambitious environmental goals in the nation. Retrofitting old buildings and building new

buildings that follow environmental design standards and focus on getting to Net-Zero energy use

was noted as one of the fastest and least-costly way to cut carbon emissions.

WMD is committed to creating high performance facilities that will ensure the optimal health and
productivity of occupants and buildings users. It is anticipated that the project will achieve
certification to LEED Silver by the United States Green Building Council (USGBC) in accordance with
Chapter 39.35d RCW “High Performance Public Buildings”. The design will be a building that
effectively conserves energy and water.

By providing a building envelope that has high thermal performance, coupled with new HVAC
systems tied to a rooftop photovoltaic array, this project can be a demonstration of how the State can
be a leader in energy conservation and carbon reduction. It can be is zero energy and zero carbon
capable meeting the requirements of Executive Order 18-01. Specifically, the project will:

»  Reduce energy consumption by targeting an Energy Use Index (EUI) of 30 which is at least a 20%
reduction over the baseline.

» Include on-site renewable energy generation to offset of at least 7% of the building’s energy
need.

»  Provide enhanced commissioning, measurement, and verification, to ensure the building is
operating as efficiently as possible.

»  Use materials and systems that promote a healthy indoor environment for WSDOT staff.

The WMD has an ambitious Greenhouse Gas (GHG) reduction goal of realizing a 15% reduction in
GHG emissions below 2005 levels. To assist this goal, the proposed renovated and expanded ARC will
be designed to meet at least six of the Best Practices to reduce greenhouse gas emissions, including:

. Above-code HVAC system efficiency

. On-site power generation

. Post occupancy commissioning

. Time-of-day and occupancy-programmed lighting
. Energy-efficient lighting

. Roofing materials with high solar reflectance and reliability
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c. Increase effectiveness and productivity

By providing a work and training that is open, light, and engaging, the assigned personnel can be
more productive. The lack of classrooms, dingy lighting, and colorless offices blocking daylight, all
work together to create an environment that is uninspiring. By providing classrooms and offices that
have adequate area and access to natural light, unit effectiveness will increase.

Program Response

This project will correct deficiencies in classrooms, teaching spaces, and instructional areas as well better
security of the valuable and critical equipment assigned to the unit. A renovated and expanded ARC will
meet the expanded collective training, administrative, automation, communication, and logistical
requirements of the Alpha Company, 3BN-161 INF RGT of the Stryker Brigade Combat Team. It will also
provide better family support to the unit and be a more effective recruitment/retention asset for the
Guard.

The proposed project will provide a modern regional training center that meets the multi-level training
and operational requirements for the assigned Army National Guard unit. It will be an efficient,
technology-driven training facility that affords highly standardized and cost-effective training for the
State Military Department. As a secondary function, the improved ARC would be available for community
use and would function as an emergency response center and shelter.

B. PROJECT DRIVERS

1.

Program Needs

The existing ARC suffers from inadequate operational and training space, aged infrastructure, and the
inflexibility of the existing building to accommodate needed space without substantial renovation
expansion. Specific programmatic needs include:

Classrooms/Training:

When originally constructed, the ARC supported approximately 42 assigned personnel. With
consolidation of WMD facilities statewide in 2012, the number of housed troops increased to 151. This
over 300% growth in housed personnel has been accommodated withing the existing building by
converting spaces initially design as classrooms to be used as offices by the command staff of the unit.
The result is that there is little or no space left for the individual and small-unit education and training
that is crucial for the unit to maintain its readiness and effectiveness. Additionally, there is not capability
to provide the technology-rich learning environment needed. The facility does not have the ability to
support simulation-based training.

The National Guard Bureau (NGB) Space Standards (Appendix C) indicates that a unit of the size housed in
the ARC should have 3,110-asf in classrooms and learning center spaces in addition to a multi-purpose
training space of 1,500-asf. The existing building lacks any dedicated classroom space and has only 750-
asf of multi-purpose training space which is available only because a locker room was converted to this
use. This shortage of 3,860-sf in classroom and specialized training space is very impactful to unit
readiness.

The NBG space authorization also includes dedicated storage areas for training aids and audiovisual
equipment which are not provided in the current facility.
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Administrative Space:

The original plans provided only 780-asf of administrative offices. While adequate for an occupancy of 40,
this amount of office space is severely undersized for a unit with 151 assigned personnel. To address this
shortage, 1,700-asf of classroom space has been converted to administrative offices. The National Guard
Space Standards indicates that a unit of the sized housed in the ARC should have 4,260-asf in
administrative offices space. The existing ARC contains only 2,500-asf of office space, a shortfall of 1,760-
asf

Secure Storage:
A mechanized infantry unit such as the 3'%/162 INF has a lot of equipment and weapons serving both the

individual solders as well as the unit itself. To provide security and conditioned space for this large
volume of equipment, the NGB authorizes a total of 5,168-asf for unit and individual equipment storage.
The existing ARC only has 1,080-sf of dedicated storage which is used exclusively for unit equipment and
weapons. The locker room intended to house individual equipment storage has been converted to multi-
purpose training. To accommodate this function, all individual equipment storage has been moved to a
separate metal storage building on the site. Additionally, eight metal storage trailers and a prefabricated
weapons trailer/vault have been placed in the military vehicle parking area to address some of the impact
from the ARC having 4,088-sf short of the authorized space for equipment storage.

Personnel Support:

The existing building was never planned for the inclusion of female soldiers. Even the Infantry is now
open to females and the unit has female troops assigned. There is inadequate toilet and shower facilities
for female soldiers. Additionally, the NGB authorizes 330-asf space for lactation and family support.
lactation,

Kitchen:

The ability to provide food for the assigned personnel on-site during their drill weekends is key to
improving the access to and efficacy of their training time. Having a functional kitchen in a readiness
center is also an important element in its role as a disaster response facility or shelter. The current ARC
has a 200-sf kitchen vs. the 800-sf that is authorized by NGB standards.

Facility Needs

The ARC complex was designed and built in 1963. Other than minor functional changes and regular
maintenance the building has not been upgraded or modified over the past 57-years. While well-
maintained, the years of intensive use by has caused building finishes to suffer considerable wear and
tear. Additionally, the configuration of this building with a “t” plan over two-levels is inherently inflexible
and is in generally poor condition. A physical assessment of the existing building noted the following
facility deficiencies and needs:

Accessibility/Code Deficiencies
The existing building does not fully comply with ADA accessibility. There is no interior pathway form the

lower floor to the high floor level at the office wing. There are inadequate sized toilets, lockers, and
shower facilities for disabled personnel and the public.

Inadequate Toilet Facilities
The toilet and shower facilities are in very poor condition, are undersized, and do not provide equal
services or access for female personnel.

Page 9 of 38



Washington State Military Department

Anacortes Readiness Center PREDESIGN REPORT
09/15/2020
Poor Roofing

The existing roofing membrane is a reinforced thermoplastic membrane that is over 20-years old. Itis
near the end of its useful life. It also is impacted by poor drainage.

Condition of Plumbing
Plumbing systems are original and are worn. Fixtures have leaked and some have failed requiring
frequent repairs.

Inadequate and Obsolete Mechanical Systems
The main air handling systems have exceeded their life expectancy and are in desperate need of major

repair or replacement. While the boiler has been replaced at least once, most of the other equipment is
original to 1963.

Poor Controls
Various rooms in the building suffer from chronic erratic temperature control.

Excessive Energy Use
The exterior walls lack adequate insulation and the large windows in the office areas and the clerestory in

the assemble hall are original non-thermal framing with single-pane glass. This results in excessive
energy consumption and poor occupant comfort due to thermal bridging and convective heat loss.

Aged Power Equipment
The power distribution system equipment is original and 57 years old. The transformers are at their

capacity and are running warm. Power distribution equipment is approaching and/or past its useful life
and should be replaced. The branch circuit panelboards are also original, are approaching and/or past
their useful life, and should be replaced. The power distribution is also at capacity and any new power
needs have required surface-mounting.

Inadequate Lighting
The lighting controls do not meet current energy code requirements. The luminaires are old and past

their useful life and should be replaced.

Physical Security
The existing building has no provisions Anti-Terrorism/Force Protection (ATFP). Specifically, the existing

building lacks redundant structural pathways for collapse prevention. There are also limited physical
barriers to provide ATFP from the ground level.

Structural/Seismic Performance
Evaluation of the existing structure utilizing the Tier 1 Checklists in ASCE 41-17 reveals a series of minor
deficiencies in the gravity and lateral framing elements that are not conducive to the long-term

serviceability of the structure and are inconsistent with the building’s role as an essential facility to be
used as a both a base for disaster response and as a disaster shelter. Primary of the deficiencies noted are
the under-reinforcement of existing masonry, inconsistency of lateral load-paths/shear walls, and
presence of clearstory windows at the main drill hall which creates a weak-plane between the roof and
walls.

The City of Anacortes is in a seismically active area. Buildings located in Anacortes have experienced
minor ground motions numerous times, three of the largest include the 1965 Sea-Tac Earthquake, ground
motions associated with the eruption of Mount St. Helens in 1980, and the 2001 Nisqually Earthquake.
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These ground motions were less than those that are considered in current code-mandated earthquake
design and seismic evaluation standards.

Facility Goals

The WMD Facilities Office has identified the following program goals for any project addressing the needs
of the units occupying WMD Facilities:

Efficient Operations
The facility must support the smooth flow of work through well planned adjacencies.

Compliance with Standards and Regulations
The building will be designed to comply with National Guard Bureau standards and all applicable codes

and standards.

Occupant Satisfaction and Safety
Insuring assigned personnel have a positive experience as well as protecting their health and safety are

high priorities. Insuring adequate safe operational space is paramount.

Quality

A pleasant and conducive work and training environment should be provided as one means of
contributing to mission success and unit effectiveness. This implies access to daylight, quality finishes,
appropriate environmental and air quality control, and appropriate acoustics.

Elexibility

The facility should provide a high degree of flexibility to accommodate inevitable change in assigned
units, equipment, and technology. One desire is to provide inherent flexibility to grow or shrink areas as
operation needs and demand shift over time. As the type and composition of units in the National Guard
are subject to change, the readiness center must be designed to accommodate both the change in
function of the units housed as well as accommodating expansion of up to 50 percent. Future growth
needs are historically faced in unit storage, personal equipment storage, administrative office, and
classroom functions. Growth is typically not accommodated in the general services spaces such as the
assembly hall and the training work bays.

Energy and Environment
The project is expected to be a high-performance building attaining a minimum certification of LEED

Silver by the US Green Building Institute. Energy saving measures with reasonable life-cycle paybacks will
be used. Attention will be paid to internal air quality, especially in the shops through material selection
and mechanical system design.

Active Design
To encourage personnel health and wellbeing, the project will encourage movement and healthy

activities through strategies such as visible and attractive stairs, wayfinding signage that promotes stair
use, and attractive open space between functional areas.

Structural/Seismic

The disaster response/shelter mission of the building is an important element in planning and the
structure will be designed to the seismic standards for an “essential facility.” The renovated building will
meet the immediate-occupancy requirements of the ASCE 41-17 Seismic Evaluation and Retrofit of
Existing Buildings. By meeting this standard, the renovated/expanded ARC will survive an earthquake
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intact and with only minor damage and can continue functioning as intended.

C. MISSION SUPPORT

1.

Mission

The Federal mission of the assigned unit is to provide a trained unit capable of deployment in support of
the U.S. Army. Their State mission is to be ready on order of the Governor, to support the civil agencies
that have the primary responsibility to protect life and property, and preserve the peace, order, and
public safety.

As stated in its 25-Year Statewide Facilities Plan, the Washington Military Department’s mission is “to
minimize the impact of emergencies and disasters on people, property, environment, and the economy
of the State of Washington; provide trained and ready forces for state and federal missions

The proposed project supports the unit’s mission in several ways including

e Ensure Disaster Response

The ARC is 57 years-old and has had no structural improvements. It lacks the structural integrity
or load distribution systems required to meet even the minimum seismic survivability standards
of current building codes. A renovated ARC will be constructed to current essential-facility
standards and will be provided with a standby generator sized to assure 100% operational
capability whether for military operations, disaster response, or for use as an emergency
community shelter.

* Improve Unit and Individual Readiness

The size and mission of the unit occupying the ARC has changed considerably since this building
was constructed. Not only has the unit increased in size, but the quantity, type, and size of their
supporting equipment has also increased. Based upon the current NGB space standards, the
supported unit is authorized 26,976 gsf. The existing building provides only just 12,738 gsf. The
crowding in the existing building during dirll weekends and the lack of specific training spaces
has a significant impact on the ability of the unit to maintain their readiness for their mission.

D. PROJECT NEED

The following elements are the key actions/activities needed to solve the problems of the existing Anacortes
Readiness Center:

1.

Occupant Safety/Essential Facility Operation
Correct the inadequacies in the seismic resistance of the building and address the exit pathway
deficiencies

Space Demand/Utilization
Provide an addition to the building to address the overall space shortages.

a. Insufficient Training/Classroom Spaces

Except for the 750-sf locker room which has been converted to use as a multi-use training space,
there is no classroom or individual training space in the ARC. National Guard training is conducted
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on an individual and small group basis. Dedicated training spaces needed include classrooms,
library/learning center, physical fitness room, and a weapons simulation room

b. Insufficient Storage Space

Storage for both unit and individual equipment is required. Individual soldiers have lockers for their
personal equipment storage while non-sensitive unit equipment is typically stored in an open area
subdivided by wire mesh partitions. The secure material for each unit such as weapons and classified
data are required to be stored in a Class-V vault. For equipment that is not temperature sensitive, a
separate storage building, provided with minimal heat is authorized and planned. The existing ARC
has the required metal storage building and is short nearly 4,000-sf of dedicated secure storage.

¢. Insufficient Common Use Space

Common use spaces include the building lobby and circulation, toilets, facilities maintenance, and
mechanical/electrical rooms. The armory space allowance also includes a commercial-grade kitchen
which, although primarily an armory function, will be used by all occupants. Toilet spaces need to be
sized to meet the IBC plumbing fixture requirements and accessibility codes.

Reduce Life-Cycle Costs
Provide a facility that is energy efficient, has lower operating and maintenance costs, and will serve the
State another 50-years.

Support Environmental Goals
Provide a facility that is compliant with RCW 27A State energy performance standard and meets the goals
of E.O. 18-01 Section 1.B. & C.

E. PROJECT HISTORY

1.

History

The Anacortes Armory was designed in 1962 by local architect Don L. McKee. After graduating from the
University of Washington in 1950, McKee establish his practice in his hometown of Anacortes in 1953. He
was very active as an Architect in Anacortes, Skagit County, San Juan County, Island County and beyond.
He contributed greatly to Anacortes through his architectural design of several schools, banks, municipal
buildings, WA State Ferry Terminal Building, Post Office and many highly regarded private residences
throughout the region. Construction of the Anacortes Armory was completed in the fall of 1963.

Since its completion, the Armory has had several minor projects. In 1989, new fuel tanks were added. In
1995, the designation of “Armory” was changed to “Readiness Center” to better reflect the expanded civil
mission of the National Guard. Also, in that year a metal storage building was built to the north east of
the site and a new boiler installed. In 2003, a project was executed which provided some minor interior
improvements to the kitchen, public bathrooms, and adding unit ventilators in the office/classroom wing.
This project also added exterior volumes over the main and west entrances. This was the last project at
the building.

In the 2019 State Capital Budget, the WMD received funding authorization to provide a predesign for the
major modernization of the Anacortes Readiness Center (OFM Project 40000004). The WMD Facilities
Maintenance Office applied for federal funds to expand/renovate the Anacortes Readiness Center in their
2022 Future Years Defense Plan (FYDP) request.
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SECTION 3 - ANALYSIS OF ALTERNATIVES
A. EXPLORING ALTERNATIVES

1.

Do Nothing

This alternative maintains the status quo with no renovation or expansion of the existing Readiness
Center. No new space will be provided under this alternative.

Advantages
e The primary advantage of this option is that it is the only option that has “0” first cost.
Disadvantages

* The primary disadvantage of this alternative is the significant negative consequences if nothing is
done. If this project is not provided, the impact is significantly detrimental to the Alpha Company, 3-
161 INF BN, 81st SBCT stationed in this facility due to the current poor condition and inadequate
functional use of space. This failing facility and equipment’s within it will continue to degrade to the
point of total failure and reduce the training throughput significantly, thus reducing readiness of the
Washington Army National Guard to meet its Federal combat mission and State support mission.

*  The consequences of doing nothing would severely hamper the WMD's effort to improve
recruitment and its mission to train assigned for mission preparedness.

*  The facility will continue to have issues in meeting physical security standards of the National Guard.
Renovate a portion of existing building and expand on the existing site

In this option, the WMD would develop a project to renovate approx. 6,000-gsf of the existing building to
correct the most impacting of deficiencies impacting training and operations and provide a 4,000-gsf
addition. New addition would connect to the northwest of the building and provide for three flexible
classrooms. It would continue over half of the north part of the existing building to increase the area
providing secure storage of unit equipment. The renovation would focus on the area north of the
Assembly Hall and would include some of the entry lobby area. It would provide a new
mechanical/electrical support room, a new concrete weapons vault that meets NGB criteria, new toilet
rooms/showers, a physical fithess room and a new catering-style kitchen.

The balance of the existing building would remain largely unchanged with only minor repair to existing
finishes, a new roof system, and the addition of fire sprinklers.

Advantages
*  Lowest first cost of all but the Do-Nothing Alternative-1.
*  Provides the needed training/classroom spaces.

*  Most of the building will meet current seismic and energy codes with fire safety improvements
to all existing building.

*  Maintains the existing metal storage buildings.

*  Allows some occupancy of the balance of the Readiness Center during construction.
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e Minimal impact on existing site.

Disadvantages

* Leaves 60% of the existing building largely unimproved. This would require a later project to
address these issues.

*  Requires some relocation of the existing operations during the construction phase.
Construct new Readiness Center on a portion of the existing site

In this option, the WMD would develop a two-phase project where the existing Readiness Center remains
in operation while a new 20,000-gsf Readiness Center is constructed on the northwest portion of the
existing site. In this option, the two existing metal storage buildings are retained. After occupying the
new building, the existing building could be either demolished or sold to the City of Anacortes which has
expressed interest in the building as a possible Community Center.

Advantages
*  Provides all new operational and training space with purpose-designed environment.
*  All the building will meet current seismic and energy codes.
* Maintains the existing metal storage buildings.
*  Provides potential for community benefit of repurposing existing building.
Disadvantages
» Higherfirst costs over Alternate-2 due to larger building size.
* Requires greater extent of site development/costs.
*  More difficult to meet ATFP standards closer to the site perimeter.
Lease equivalent space on another site

In this option, the WMD would vacate the existing building and site and lease existing or purpose-
developed facilities that could provide the needed space and function in the quantities permitted by the
NGB space authorization.

Advantages
*  100% of authorized space would be provided
* Noimpact to on-going operations at existing site.
*  The need for capital would be spread over 30-years

Disadvantages

* There s very little suitable space in the Anacortes that could suit the operational needs of a
Readiness Center. Converting industrial space to meet NGB facility standards would be higher
than typical Tl costs.

* Having a build-to-suit lease results in the highest Life-Cycle Cost of all alternatives
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B. COST ESTIMATES FOR EACH ALTERNATIVE

The following table provides a summary comparison of the studied alternatives:

Total Project Costs
Alternative/Description (current escalated) LCCA Cost (30-yr NPV)
1 | Do nothing $ - $ -
2 | Renovation and expansion S 7,349,000 $ 16,120,000
3 | Replace with new on exist.site | $ 13,375,000 $ 29,386,000
4 | Lease off-site $ 11,140,000 $ 56,879,000

Do Nothing

The direct capital cost to do nothing is $0, however the steadily increasing maintenance costs and the lost
opportunity costs from the effect on recruiting and the impact to training would be considerable.

Renovate & Expand
The estimated cost to renovate and expand the Building totals $7,349,000 as detailed on the C-100
provided in Attachment 6.1.

New Building
The estimated cost to replace the Anacortes Readiness Center with a new facility and remove the totals
$13,375,000 as detailed on the C-100 provided in Attachment 6.1.

Lease

As the analysis in Attachment 6.1 illustrates, the cost of leasing equivalent space in Anacortes would be
$11,140,000 in the first biennium of the lease and $3,374,000 per biennium thereafter over 13 biennia for
a total cost of over $56.8 m during the life of a 30-year lease.

A model for this option was not prepared as it would vary greatly based upon the specific existing
building chosen for the lease.

C. SCHEDULE ESTIMATES FOR EACH ALTERNATIVE

1.

Do Nothing
There is no identified time/schedule for this option.
Expansion and Partial Renovate

This alternative assumes that both design and construction funding would be made available in the same
biennium. Milestones are anticipated to be:

* Design Phase July 2021 - May 2022
*  Construction May 2022 — May 2023
*  Close-Out May 2023 - July 2023
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3. Replace on Existing Site
This alternative assumes that both design and construction funding would be made available in the same
biennium with some appropriation into a second for completion and close-out. Milestones are anticipated to
be:

* Design Phase July 2021 - May 2022
*  Construction May 2022 - August 2023
e  Close-Out August 2023 — November 2023

4, Lease Space
Given the current market for existing space in Anacortes that would be suitable for a Readiness Center it
is estimated that identifying a suitable property would require 12-24 months. Following successful
negotiation of terms, it is anticipated that design/build the final TI/Site improvements would require an
additional 15-months assuming the start of the lease process cannot begin before July 2023.

e Search and Lease: July 2021 - June 2023
* Design/Tenant Improvements: July 2023 - May 2025
»  Completion and Occupancy: June 2024- September 2024
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SECTION 4 ANALYSIS OF PREFERRED ALTERNATIVE

A. GENERAL DESCRIPTION

1.

Nature of the Project

The primary function of any readiness center is to provide an environment in which the assigned units
can be administered, train for their assigned missions, and store the immediate equipment that they will
require upon mobilization.

The role of the National Guard in the military force structure has changed over the past decade with the
Guard playing a more active role in the national defense mission. This is particularly true with the wars in
Iraq and Afghanistan, where National Guard and Reserve units made up nearly 28 percent of all deployed
troops. Indeed, the recruiting slogan “one weekend a month, two weeks a year” was dropped during the
Irag War as it no longer described service expectations. More and more the National Guard will be relied
upon as the Army enters a period of scaling back its full-time personnel. This reliance may include
increasing annual training exercises from two weeks to up to seven weeks.

In its mission to support the operational and training needs of its assigned units, the Anacortes Readiness
center requires space for administration, training, and material storage in addition to general building
and systems spaces.

Administrative

Administrative needs for the assigned unit are very typical of any organization, space for offices,
conferencing, administrative workrooms are needed. As command personnel frequently counsel soldiers
one-on-one, enclosed offices are needed for the commanders, primary staff officers, executive officers,
and senior non-commissioned officers. Security of material and financial documentation also require
private offices for unit supply and maintenance personnel adjacent to their areas of control. In keeping
with the goal of assuring maximum future flexibility, the balance of administrative space is open office.
configuration.

For the proposed project, the majority of existing offices will remain with only minor upgrades to finishes
and some systems.

Training

Unit training is conducted on an individual and small group basis. Dedicated training spaces authorized
for this type of facility include classrooms, a library/learning center, physical fitness room, a multi-purpose
training rooms, and vehicular training work bays. The primary large group training area is the assembly
hall, a large high-ceiling multipurpose space.

For the proposed project, the expansion will provide classroom functions. The proposed renovation
scope will address the physical fitness and multipurpose training functions. The existing assemble hall
will remain.

Storage

Storage for both unit and individual equipment is required to meet mobilization requirements. Individual
soldiers have lockers for their personal equipment storage while non-sensitive unit equipment is stored in
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an open area subdivided by wire mesh partitions. The secure material for each unit such as weapons and
classified data is stored in a vault. For equipment that is not temperature sensitive, a separate storage
building, provided with minimal heat is authorized and planned.

The existing facilities provide for individual equipment storage and the non-sensitive storage in the two
pre-engineered metal building on the north east part of the site. For the proposed project, these
buildings and their functions will remain. The expansion will increase the secure material storage that
exists in the north wing. This small addition it will include an overhead door access to the adjacent
military vehicle parking to facilitate quicker deployment/response. The proposed renovation scope will
move the secure vault to the interior of the building and reconstruct it to a larger size using concrete to
meet security regulations.

Common Use Space

Common use spaces include the building lobby and circulation, toilets, facilities maintenance, and
mechanical/electrical rooms. The armory space allowance also includes a commercial-grade kitchen
which, although primarily an armory function, will be used by all occupants. Toilet spaces will be sized as
necessary to meet the IBC plumbing fixture requirements and accessibility codes. As Guard training
requires bulky personnel equipment and rapid movement of material and gear, common corridors will be
sized to permit unimpeded two-way traffic. This establishes a minimum of 7’-0" clear in major corridors
and 5'-0" for minor hallways.

Mechanical and electrical areas will be sized to contain the planned equipment with sufficient area for
maintenance and servicing. Adequate clearances to permit removal of large components will also be
provided.

For the proposed project, all the existing toilet space will be reconstructed in the existing north wing. The
existing mechanical/electrical room is adequately sized so it will be retained and remodeled and provided
with new equipment/systems. Anew kitchen that is smaller than authorized can support the food service
needs of the unit during regular training. It will be relocated to be adjacent to the exterior for deliveries
and to open off the assembly hall so can also meet the feeding needs for disinter response.

Occupancy

The project is planned to support A Company of the 3™ Battalion of the 161 Infantry Regiment which is
authorized the following personnel levels which are present for Drill Weekends and upon
activation/mobilization:

Officers 5
Enlisted 146
TOTAL 151

In the regular non-drill operations, a small cadre of 4-5 individuals occupy the building on an 8-5 normal
weekday schedule.

Additionally, the unit has 19-assigned wheeled vehicles (Strykers) and 4 trailers for equipment
transportation that are stored on site.

Configuration
The existing ARC is designed in an inverted “T” shape with the cross portion of the “T” along the south
edge of the site and the north wing forming the base of the “T” (see plan diagrams in Attachment 6.5).
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The large Assembly Hall forms the east wing while a north wing houses the Unit Storage, Toilet/Showers.
The space directly on the north side of the Assembly Hall was originally an indoor rifle range but it has
since been converted to office and personnel support functions. The north wing and Assembly Hall are at
a lower floor level than the west wing which is 5-ft higher and houses the office/administrative functions.
The building has a public lobby with direct access to the Assembly Hall.

Most of the proposed addition will be at the upper floor level on grade with the existing west wing placed
along the west side of the north wing. A small part of the addition will extend the Unit Storage to the
north at the lower floor level flush with the existing Unit Storage. Placing the addition at this location will
address an existing security issue where the roof of the north wing is easily accessible by a short ladder
placed against the building due to that area being partially below grade. To provide internal circulation
to the classroom addition, the east portion will form a corridor extending to intersect the existing east-
west corridor in the west office wing. A wheelchair lift will be placed adjacent to the existing stairs to
provide accessible pathway from the lobby to the west wing and addition.

The north wing and the north space adjacent to the Assembly Hall will be fully renovated and upgraded
with new mechanical/electrical room and systems, new toilet/shower rooms, physical fitness room, Multi-
purpose training rooms, and a small catering kitchen.

Space Needs

The following space allowances are set by Chapter 2 of the National Guard Pamphlet 415-12. The
provisions of federal funding require that readiness centers contain the program functions designed
within the area allowances contained therein.

Planned areas were based on the assigned strength of the housed units at a total of 151 personnel and
the allowances of NG PAM 415-12. This document categorizes the housed functions into two groupings.
Schedule-l space includes functions that at common to every readiness center. Schedule Il space
identifies space for functions that vary depending on the type and size of unit supported.

For the ARC, with 151 total authorized personnel per the MTOE, the authorized space per NG PAM 415-12
is:

Area Area Area

FUNCTION Authorized Existing Proposed
Schedule |

Assembly Hall 5,400 5,422 5,442

Classrooms 2,510 798 2,146

Learning Center 500 0 300

Multipurpose Training Area 1,500 0 854

Kitchen 800 240 360

Break/Vending 300 0 0

Toilets & Showers* 1,740 630 700

Flammable Materials Storage 100 0 0

Lactation Area 80 0 0

Family Readiness Center 250 0 0

Retention Office 110 0 120

Table & Chair Storage 300 308 270

Physical Fitness Area 700 768 700

Subtotal Schedule | 14,290 8,166 10,890
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Area Area Area
FUNCTION Authorized Existing Proposed
Schedulell
Administrative Offices (Basic + Auth.) 3,900 2,712 2,422
Unit Storage (heated portion only) 2,700 1,080 1,600
Locker Room 2,918 o* o*
General Purpose Training Bay 3,168 0 0
Subtotal Schedule Il 12,686 3,792 4,022
Facilities Maintenance/Storage 810 200 100
Mechanical/Electrical 1,349 385 385
Telecom 270 0 0
Circulation @ 15% - 22% 4,411 1,270 1,830
Walls @ 10% 3,382 1,152 1,738
Subtotal Support 10,222 3,007 4,022
TOTAL BUILDING GROSS 37,198 14,965 18.965
Notes:
A. The existing Personal Gear Locker Room is in the adjacent metal storage building and is proposed to remain there.
SITE ANALYSIS
1. Site Data
a. Location
The Anacortes Readiness Center is located within the City of Anacortes at 2219 M Avenue. It is
bordered on the north by 22™ Street, to the west by M Avenue, to the south by the Anacortes Public
Safety Building, with which it shares a parking lot. Inmediately east of the site is the Anacortes Manor
Apartments.
b. Site Selection
The site has housed the Anacortes Armory since 1963.
¢. Building Footprint
The existing ARC building has a footprint of 14,965-gsf. There are two metal storage buildings on
the east border of the site, Building-4 containing 5,000-gsf and a Storage Building totalling 2,400-gsf.
The Anacortes Public Safety Building has a footprint of approx. 17,000-gsf.
d. Stormwater

The site has a number of surface catch basins that are collected by on-site and conveyed in 6” tight
lines to a stormwater main that runs east-west on the south side of 22" street. Roof drains from the
ARC are also conveyed into this system. The stormwater main is owned and stormwater management

provided through the City of Anacortes Public Works Department.
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Ownership or Acquisition
The site is comprised of 3 separate parcels that total 4.56-acres (Skagit County parcel numbers 31914,
31915, and 31921). The site is owned by the State of Washington.

Easements
There are no know easements on the site.

Potential Neighborhood Issue

The site is bordered by three public roads, 22" Street to the north, M Avenue to the west, and 14t
Street to the south. An apartment complex borders the site on the east. Across the M Avenue is a
Anacortes Middle School. South of 24" is the Island Hospital Medical Center. North of 22" is light
commercial, mostly medical services. The neighborhood is not expected to present any issue to the
planned preferred alternative.

Utilities

1. Water
Water service is provided by City of Anacortes Public Works. 1 2" water main serves the existing
building from a meter located in the northwest corner of the building. This line connected to an

8" main in M Avenue. It is anticipated that there is adequate services to the site for domestic
water. An additional 4” water line for fire suppression is anticipated.

2. Power
Primary power is provided by Puget Sound Energy. The electrical service was initially installed in
1962 as a 120/240V 1 phase overhead service to a 600-amp Main Switchboard. This service was
upgraded in 2003 with a new main switchboard and the service entrance conductors were
changed to underground conduits. Load calculations from previous projects indicate that the
service has a connected load of approximately 275 amps.

3. Natural Gas
Natural Gas service for the site is provided by Cascade Natural Gas, The point of connection is to
amain in M Avenue and the meter is located at the northwest corner of the building.

4. Sewer
Sanitary Sewer Service to the site is provided by the City of Anacortes Public Utilities. A 4” side
sewer serves the existing building and exits the building to the south under the Drill Hall. Once
outside the building, it connects to a 6” line shared with the Public Safety building. This line
connected to a main in 24" Street.

Environmental

1. Green Space
The only greenspace on the site is the large lawn area on the northwest part of the site which
totals approximately 27,000-sf. Under the preferred alternative, 4,000-sf of this area will be used
for the addition with the balance remaining lawn.

2. Potential Mitigation/Contamination
The WMD has begun an AHERA Survey of the existing building and has noted that there may be
some asbestos-containing and lead-containing material in the building. Additionally, they noted
possible PCB issues with older electrical ballasts. These will be abated prior to the start of the
renovation.
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The only potential source of site contamination is run-off from the paved military vehicle
parking. This area is currently served by an oil/water separator and two stormwater
infiltration/treatment ditches along the north east border of the site. Any new impervious area
and any existing paring that is rehabilitated will need to follow the Skagit County Stormwater
Manual.

3. Wetlands
There are no known wetlands on or adjacent to the site.

4. Shoreline
The project is not located on or near any regulated shorelines.

5. SEPA/NEPS Requirements
The project will require SEPA review and the City of Anacortes will be the determining authority.
It is expected to receive a Determination of Non-Significance (DNS) with mitigation after the
SEPA review process.

i. Parking, Access, Roads
The proposed project will not make any changes to the existing parking or access. It will not require
any new or revised roads. If alternative 3 is pursued, major changes to the military vehicle parking
area will be required. In this alternative, if the existing building remains, the new building will
remove approximately 1/3 of the existing parking without adequate site to replace the same.

j. Impact During Construction
The amount of renovation and expansion would make concurrent occupancy of the existing
readiness center impossible. The unit may need to relocate during construction or “deploy” on site
on the open lawn area.

CONSISTANCY WITH LONG-RANGE PLANS

The proposed renovation and expansion of the ARC originated through joint efforts of the Washington
Military Department (WMD) and Office of Financial Management (OFM). The proposed project was
envisioned in response to the recommended Strategic Stationing Plan developed in 2004 for OFM as part of
its organizational and facilities assessment of the State Military Department. This report recommended
consolidating the existing 33 readiness centers into 21 new or renovated/expanded existing facilities. It
identified the expansion/renovation of the Anacortes facility as a key north sound facility asset.

The renovation and expansion of the ARC is consistent with the established policies, goals and objectives of
the 25-Year Statewide Facilities Plan of the State of Washington Military Department completed in March
2012.

CONSISTENCY WITH OTHER LAWS AND REGULATIONS

The underlying regulatory governance establishing the authorization for National Guard Readiness Centers
Title 10, U.S. Code, Chapter 1803 “Facilities for Reserve Components.” Facility program standards and
requirements for National Guard Readiness Centers are established by the U.S. Army National Guard Bureau
and are published in the following Regulations and Guidelines:
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Army Regulation (AR) 405-70, Utilization of Real Property, 12 May 2006: Prescribes the Army’s policies,
criteria, responsibilities, and procedures for the use of real property.

Army Regulation (AR) 380-5, Department of the Army Information Security Program; 31 October
2000.

Army Regulation (AR) 25-2, Information Assurance; 23 March 2009.

Department of the Army Pamphlet (DA PAM) 420-1-2, Army Military Construction and Non-
appropriated Funded Construction Program Development and Execution, 02 April 2009: Prescribes
DOD DD Form 1390 and DD Form 1391 for use by installation programmers in preparing and
updating these forms. See Appendix C.

Department of the Army Pamphlet (DA PAM) 420-11, Project Definition and Work Classification, 18
March 2010: Promotes Army-wide uniform interpretation on classification by presenting examples of
maintenance, repair, and minor construction projects and policy and guidance governing the
classification of work.

Department of the Army Pamphlet (DA PAM) 415-28, Guide to Army Real Property Category Codes,
11 April 2006: Implements a standard real property coding system on all installations to account for
Army-owner and Army-planned facilities.

Army National Guard Design Guide (DG) 415-1, Army National Guard Readiness Centers Design
Guide; 01 June 2011: Provides minimum design standards for readiness centers. See Appendix F.

Army National Guard Design Guide (DG) 415-4, Training Site Facilities Design Guide, 01 June 2011.
Addresses the functions and the unique environmental considerations to address in construction
documents development.

Army National Guard Design Guide (DG) 415-5, General Facilities Design Guide, 01 June 2011.
Addresses the functions and the unique environmental considerations to address in the design and
construction documents for ARNG facilities that qualify for support from Federal funds.

Army National Guard Pamphlet (NG PAM) 415-5, Army National Guard Military Construction Program
Execution, 31 July 2003: Provides guidance to the CFMO on how to program, design, and execute the
State’s military construction program.

Army National Guard Pamphlet (NG PAM) 420-10, Construction and Facilities Management Office
Procedures, 18 July 2003: Provides guidance to the CFMO on how to organize, operate, and execute
the Real Property Operations and Maintenance program.

Army National Guard Pamphlet (NG PAM) 415-12, Army National Guard Facilities Allowances, Draft 26
November 2014: Establishes minimum/maximum space allowances for specific National Guard units.
See Appendix F.

National Guard Regulation (NGR) 5-1, National Guard Grants and Cooperative Agreements, 28 May
2010: Provides policy and procedural guidance to be followed in the administration and execution of
cooperative agreements (CAs).

National Guard Regulation (NGR) 415-5, Army National Guard Military Construction Program
Development and Execution, 18 July 2003: Provides guidance for planning, programming,
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budgeting, and executing all Army National Guard military construction projects funded in whole or
in part with military construction appropriation.

National Guard Regulation (NGR) 415-10, Army National Guard Facilities Construction, 25 July 2003:
Establishes policy concerning programming the military construction of those buildings and
supporting items for Army National Guard readiness centers and logistics, aviation, and training
facilities supportable with Federal funds.

United Facilities Criteria (UFC) 1-200-02, High Performance and Sustainable Building Requirements; 1
March 2013: Provides minimum requirements and coordinating guidance for planning, designing,
constructing, renovating, and maintaining high performance and sustainable facilities that will
enhance DOD mission capability by reducing total ownership costs.

United Facilities Criteria (UFC) 3-701-01, Department of Defense Facilities Pricing Guide; March 2011,
Change-5, August 2013: Provides cost and pricing data intended to support preparation of the DoD
budget.

United Facilities Criteria (UFC) 3-710-01A, Code 3 Design with Parametric Estimating; 01 March 2005:
Describes intent of Code 3 design directives and provides design policy and technical guidance to
the USACE for MILCON projects.

United Facilities Criteria (UFC) 3-740-05, Handbook: Construction Cost Estimating; 08 November
2010, Change-1, June 2011: Establishes uniform guidance to describe methods, procedures, and
formats for the preparation of constr